Executive Summary

PURPOSE OF THE SUMMARY

This summary is intended to highlight the major areas of importance in the environmental analysis for
the proposed project as required by Section 15123 of the Cafifornia Environmental Quality At (CEQA)
Guidelines. The summaty includes a brief description of the project, the project objectives,
community/agency issues, the purpose of the Mitigation Monitoring and Reporting Program, and
alternatives to the proposed project. In addition, this chapter also provides a table summarizing (1) the
potential environmental impacts that would occur as result of the proposed project; (2) the level of
significance prior to implementation of mitigation measures; (3) the recommended mitigation measures
and/or standard conditions and existing laws that avoid ot reduce significant environmental impacts; and
(4) the level of significance after mitigation measures are implemented (refer to Table ES-2, which is
provided following this introductory text).

The Draft EIR uses the following terms to desctibe the level of significance of impacts identified during
the course of the environmental analysis:

m Significant and Unavoidable Impact (SU)—Impact that exceeds the defined threshold(s) of
significance and cannot be eliminated or reduced to a less-than-significant level through the
implementation of feasible mitigation measures. After consideration of feasible mitigation
measutres, this impact would be considered significant and unavoidable

m Significant Impact (8)—Impact that exceeds the defined threshold(s) of significance

m Less-Than-Significant With Mitigation (LTSM)—Impact that exceeds the defined threshold(s)
of significance and can be eliminated or reduced to a less-than-significant level through the

implementation of feasible mitigation measures
m Less-Than-Significant Impact (LTS)—Impact that does not exceed the defined threshold(s) of

significance
# No Impact (NI)—There is no impact related to the defined threshold(s)

PROJECT DESCRIPTION

The Proposed Project focuses on seven properties consisting of approximately 838 acres of vacant land
located in the City of Lake Fotest, Orange County, north and south of State Route 241 (SR-241), also
known as the Foothill Transportation Cotridor, and adjacent to the former MCAS El Toro (please see
Figute 2-2, Project Location). While there are 13 total vacant properties within the opportunities study
area, ranging in size from 13 acres to 387 acres, with ten properties located south of SR-241 and three
north of the Corridot; for the purposes of this Draft EIR the “Project Area” shall refer only to the seven
vacant ptopetties consisting of approximately 838 acres {please see Figure 2-4, Proposed Project Land
Use Map). The Project Area is part of the larger Opportunities Study Area, which was the land formerly
encumbered by the 65 Community Noise Equivalent Level (CNEL) contour as a result of its proximity
to the El Toro MCAS (under the OC Airport Plan) and therefore were determined to not be suitable for
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residential development. [urther, some of the properties were located within the “crash zone” of El
Toro MCAS (also called the APZ 2), which also made these propertics unsuitable for residential
development. The majority of the properties are not contiguous. The Proposed Project includes a
General Plan Amendment (GPA) and Zone Change of a total of 838 acres of vacant lands in the Project
Area on six patcels (793 actes total) plus approval of one public facilities overlay on a seventh parcel (45
acres). The GPA would change the allowed land uses from industrial and commercial land uses to
residential and mixed uses. The vacant lands cutrently have approximately 9.8 muillion square feet of
approved industrial and commercial development rights. The GPA and Zone Change considet
development of 5,415 residential units and a public facilities overlay on Site 7, further explained below.
Over 50 actes of neighborhood parks, 45 actes of sports patk and Community/Civic Center, and up to
apptoximately 650,000 square feet of commercial development would also be permitted as a result of the
project.

The following table summarizes the main characteristics of the land uses encompassed in the Proposed

Table ES-1 Characteristics of the Proposed Project

5,415 residential units

Land Uses 650,000 sf of commercial

Densities vary by location but average 9 units per acre
Over 50 acres of neighborhood parks

45-acre sports park, community, and civic center

Open space and trails | Master planned to include more citywide and regional trail connections
SOURCE:  City of Lake Forest 2004

Project.

Parks & Public Facilities

PROJECT OBJECTIVES

Recent events, including the passage Measure W, the Navy’s formal announcement of its intent to sell -
the MCAS El Toro base property for non-aviation uses, and annexation of the base property into the
City of Irvine, led the City of Lake Forest to initiate a series of studies, collectively dubbed the
“Opportunities Study.” The overall purpose of the Opportunities Study was to examine the impacts and
benefits of changes to the allowed land uses in the Project Area. Utilizing the established study objectives
as the basis for analysis of the potential land use changes, the City Council approved a phased approach
to the Opportunities Study, which would allow the City to proceed in an incremental and cost-effective
manner only after assessing the information generated in each phase, to decide if subsequent phases of
wotk should be undertaken.

The City Council developed objectives that guided the phased Opportunities Study. The intent of the
objectives was to establish clear direction for the Study. The following project objectives were adopted at
the beginning of Phase 2 of the Opportunities Study and now constitute the objectives of the Proposed

Project:
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2 Balanced Community. Future residential and/or commercial development within the Project
Area should serve to create a balanced and integrated community by providing linkages
between existing segments of the City through master planned trail systems, strategically
located public amenities, and carefully planned residential neighborhoods

< Fiscal Stability. Future residential and/or commercial development within the Project Area
should ensure a fiscally sound and stable economic base for the community and provide the
community with a mechanism to share equitably in the financial benefit derived from such
development within the Project Area

< Recreational Facilities. Future residential and/or commercial development within the Project
Area should benefit the entire community by providing adequate recreational facilities,
including an active sports/park complex

= Public Space. Future residential and/or commercial development within the Project Area
should benefit the entire community by providing adequate public open space and other
public amenities, including a civic/community center

= Natural Resources. Future residential and/or commercial development within the Project
Area should serve to protect natural resources within the Project Area

< Diversity of Housing. Future residential and/or commercial development within the Project
Area should provide a diversity of housing types, including housing that is sold or rented at
less than market rates to meet the needs of residents and potential residents who cannot
afford market-rate housing, and accessible commercial amenities in order to ensure the
establishment of a well balanced community

< Circulation System. Future residential and/or commercial development within the Project
Area should facilitate and achieve completion of the City’s Circulation System including the
extension of Alton Parkway and improvements to intersections impacted by the project

> Level of Service. Future residential and/or commercial development within the Project Area
should not create any greater impacts on the City’s infrastructure or fiscal stability than the
existing entitlement or uses allowed by the General Plan or adversely impact the City's
ability to provide an acceptable level of service to the community

< Development Commitments. As a precondition to future residential and/or commercial
development within the Project Area, each landowner and developer will be required to
make binding development commitments determined to be appropriate by the City
Council

COMMENTS RECEIVED ON THE NOP

This EIR addresses issues that are known or were raised by agencies or interested parties with respect to
environmental tesources associated with the proposed project during the NOP public review period
and/or as part of the planning process.
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Substantive Issues Raised During the NOP Comment Period

The Irvine Ranch Water District, which would serve the Project Area, identified the potential need
for a Subarea Master Plan (SAMP) to thoroughly analyze the demands of the Proposed Project on
its watet supply/delivery facilities

Need for preparation of a Water Supply Assessment as part of the Environmental Impact Report

Provision of “fair share” costs for improvements to existing water and/or wastewater facilities to
adequately serve the proposed project

Incotporation of the North Irvine Transportation Mitigation (NITM) land uses and phased
citculation improvements in the traffic analysis for the proposed project

Evaluation of impacts to Sand Canyon Avenue (West)

Evaluation of traffic impacts for the existing year, an interim year (with and without the project),
2025 Year (with and without the project), and post-2025 Year (with and without the project)

Evaluation of the traffic impacts of the proposed project on the current Foothill Circulation
Phasing Plan (FCPP) Fee Program

Evaluation of the traffic impacts of the proposed project on existing and proposed truck routes

Evaluation of traffic impacts to surrounding streets and the freeway system, mncluding freeway
ramps (Interstate 5, SR-241, SR-133, and I-5 interchanges with Bake Parkway, El Toro Road, Lake
Fotest Drive, Irvine Boulevard, Alton Parkway, Sand Canyon Road, and Portola Parkway)

Consideration of the provision of a Park and Ride/Transit Center near freeways and/or the
provision of transit-oriented development with retail options

Identification of current and historic uses of the project site that did or could result in the release
of hazardous wastes/substances, particulatly those that could pose a threat to human health or the
environment

Evaluation of the potential need for further hazardous materials investigations and/or remediation

Identification of potential advetse ait quality impacts that could occur from all phases of the
project and all air pollutant sources related to the project, including the provision of feasible
mitigation measures

Provision of a2 mitigation measure for accidentally discovered archaeological resources and/or
Native Ametican human remains

Issues Raised During the Planning Process

‘The Opportunities Study planning process commenced in 2003 as an incremental and phased approach
to determining whether or not to precede with the proposed land use redesignations. Public Workshops
were held during which issues of interest to the community were raised. These issues include the

following:

Potential impacts to schools
Traffic

m DPublic Facilities Design
m Connection of Alton Parkway
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MITIGATION MONITORING AND REPORTING PROGRAM

CEQA requires that a public agency adopt a Mitigation Monitoring and Reporting Program (MMRP) for
mitigation measutes that have been incorporated into the project to reduce or avoid significant effects on
the envitonment. The MMRP is designed to ensure compliance duting project implementation, as
required by Public Resources Code Section 21081.6.

This EIR discusses feasible mitigation measures (MMs) that would be implemented to reduce significant
environmental impacts. In addition, applicable local, state, and federal laws and regulations ate
considered part of the project description. The MMRP for the proposed project obligates the City of
Lake Forest to implement the MMs. The MMRP will be reviewed by the City in conjunction with their
consideration of the proposed project and certification of the Final EIR.

ALTERNATIVES

A number of alternatives that would feasibly attain most of the basic project objectives while avoiding or
substantially lessening some of the significant effects of the project were analyzed. These alternatives
include the following:

m Alternative 1: No Project/Reasonably Foreseeable General Plan Development—This
alternative assumes that development would occur on the project sites as set forth in the current
General Plan.

m Alternative 2: Development on Sites 1 through 6 and Public Facilities Overlay on Site 1—
This alternative assumes Proposed Project development, with the exception that 408 residential
units would be removed from Site 1 to allow development of all three community facilities (Civic
Center, Community Centet, and sports park) on a 45-acre portion in the northwestern portion of
Site 1 adjacent to Bake Patkway as shown on Figure 2-4 in Project Description. The site would
remain developed with 320,000 sf of commercial development, and a new net development of
2,407 dwelling units consisting of 1,102 medium-density residential units, 805 single-family units,
and 500 rental units. New General Plan designations would remain for the site as under the
Proposed Project.

m Alternative 3: Development on Sites 1 through 6 and Public Facilities Overlay on Sites 1, 3,
and 4 (Split Park Site)—This alternative includes the Proposed Project development on Sites 2,
5, and 6. The analysis assumes the Civic Center and Community Center would be built on Site 3,
utilizing 6 actes, while two sports parks would utilize 18 acres from Site 1 and 20 actes from the
southern portion of Site 4. Site 1 would continue to accommodate residential units and commercial
uses. Site 3 would continue to accommodate 833 medium-density dwelling units, eliminating 250
residential units from Site 4 as under the Proposed Project; 150,000 sf of commercial would be
developed on Site 4. New General Plan designations would remain the same as under the
Proposed Project alone.

m Alternative 4: Development on Sites 1 through 6 and Public Facilities Overlay on Sites 4
and 9—This ovetlay assumes 35 acres from Site 4 and 10 acres from Site 9 for the public facilities;
150,000 sf of commercial would be developed on Site 4; the 200,000 sf of business park uses that
could be accommodated without the overlay would be eliminated on Site 9. The 475 residential
units would be removed from Site 4. Zoning for Site 9 would change from urban activity (Baker
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Ranch Planned Community) to Public Facility Overlay. Land use designation fot Site 9 would be
changed from business park to business park with land use overlay. Development on Sites 1, 2, 3,
5, and 6 would remain as under the Proposed Project.

m Alternative 5: Landowner Concept Plan—During Phase 2 of the Opportunities Study, the six
participating landowners submitted conceptual plans for proposed development on their
properties. Those plans comprised a mixed-use plan for the Project Area with 6,617 residential
units, 498,720 square feet of commetcial uses, and 41.4 acres of neighborhood parks.

m Alternative 6: Proposed Project plus Public Facilities/Land Use Overlay on Site 7— The
entire 121-acre site would host all three public facilities on a 45-acte portion, plus 450 low-medium
density (single-family detached) dwelling units on 76 acres at a gross density of approximately six
units per acre. These units are in addition to the Proposed Project’s maxitmum of 5,415 residential
units. The site would retain its current General Plan designation of Business Park. All development
on Sites 1 through 6 would continue as under the Proposed Project.

™ rmati : id Al ive - men ites 1 thr

Other alternatives were considered, but rejected as infeasible. These alternatives included the following:

s General Plan Amendment and Zone Change for All-Commercial Development—This
alternative assumes that each of the six parcels under the Proposed Project would be developed
with 8,635,770 million squate feet of commercial uses with appropriate zoning changes to allow
strict commercial use.

m General Plan Amendment and Zone Change for All-Residential Development—This
alternative assumes that the six parcels would be developed with up to 8,595 dwelling units on the
793 acres, with 45 acres utilized for public facilities and 175 acres reserved for the required
neighborhood patks, with required zone changes.

m General Plan Amendment and Zone Change for All-Industrial/Business Park
Development—This alternative assumes development of 12,090,078 million square feet of strictly
industrial use on the six identified patcels.

m Public Facilities Overlay on Sites 4 and 8—This overlay assumed that these contiguous sites
would be utilized for all three public facilities. Thirty-five actes would be utilized from Site 8 and
10 acres from Site 4 for the public facilities

A detailed description of the alternatives considered, but rejected as infeasible, including the teasons that
they were determined to be infeasible, is provided in Chapter 4 (Alternatives) of this EIR.
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